
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for June 9, 2004 PLANNING COMMISSION MEETING

This is a combined staff report for related items.  This report contains a single background and analysis section
for all items.  However, there are separate conditions provided for each individual application.

P.A.S.: Stone Bridge Creek 1st Addition
Annexation #04001
Change of Zone #04007
Preliminary Plat #04002

PROPOSAL: To annex approximately 77 acres, change the zone from AG to R-3 and
R-5 and to preliminary plat 311 residential lots with a request to waive
the pedestrian way easement in Block 4.

LOCATION: Generally located south of Humphrey Avenue and east of N. 14th Street.  

WAIVER REQUEST:
Pedestrian easement in Block 4

LAND AREA:
Annexation 77 acres
Change of Zone AG to R-3 61 acres
Change of Zone AG to R-5 17 acres
Preliminary Plat 100 acres

CONCLUSION: With conditions the request is in conformance with the Comprehensive
Plan, Zoning and Subdivision Ordinances.

RECOMMENDATION: 
Annexation Conditional Approval
Change of Zone AG to R-3 Approval
Change of Zone AG to R-5 Approval
Preliminary Plat Conditional Approval

Waiver of pedestrian easement in Block 4 Denial

GENERAL INFORMATION:

LEGAL DESCRIPTION: See attached.

EXISTING ZONING: AG and R-3
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EXISTING LAND USE:   Open space, and undeveloped

SURROUNDING LAND USE AND ZONING:  
North: Residential R-3, Residential
South: Interstate 80 P-Public
East: Interstate 80, undeveloped, warehouse P, Public, I-3 Industrial Park
West: Undeveloped and acreages AG, Agricultural

HISTORY:
Date when preliminary plat was submitted: February 9, 2004
Date when Planning Director’s letter was sent: March 9, 2004
Date when revised preliminary plat was submitted: April 29, 2004

Comprehensive Plan Amendment #03010, showing residential and commercial in the area,
was approved by the City Council on July 14, 2003.

Special Permit #1845, Stone Bridge Creek CUP for 437 dwelling units, Change of Zone #
3265 from AG to R-3 and I-3, Industrial Park north and east of this area were approved by the
City Council on August 27, 2001.

The area was zoned A-A, Rural and Public Use until 1979 when the zone was updated to AG,
Agricultural.

COMPREHENSIVE PLAN SPECIFICATIONS:  This area is shown as Urban Residential
and Commercial in the Comprehensive Land Use Plan. (F-25).

The area is shown within the future service limit in Tier 1, Priority A. (F-27)

“Maximize the community’s present infrastructure investment by planning for residential...in
areas with available capacity” by “encouraging...more dwelling units per acre in new
neighborhoods” (F 17).

“Encourage different housing types and choices, including affordable housing, throughout
each neighborhood for an increasingly diverse population” (F-18).

“Construction and renovation within the existing urban area should be compatible with the
character of the surrounding neighborhood” (F 18).  

“Encourage a mix of housing types, single family, townhomes, apartments, elderly housing all
within one area; Similar housing types face each other: single family faces single family,
change to different use at rear of lot; Parks and open space within walking distance of all
residences; Multi-family and elderly housing nearest to commercial area; Pedestrian
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orientation; shorter block lengths, sidewalks on both sides of all roads; Public uses
(elementary schools, churches) as centers of neighborhood – shared facilities (city parks  &
school sites)”. (F-67)

“Encourage a mix of housing types, including single family, duplex, attached single family units,
apartments, and elderly housing all within one area.  Encourage multi-family near commercial
areas” (F 69).

“Require new development to be compatible with character of neighborhood and adjacent
uses” (F 69).

“Natural and environmentally sensitive areas should be preserved within neighborhoods.
Conservation areas and open lands should be used to define and connect different
neighborhoods” (F-17).

TOPOGRAPHY: Rolling, tree masses located in outlots along Humphrey Avenue.

TRAFFIC ANALYSIS: N. 14th Street is indicated as a urban minor arterial (F-103).  N. 14th

Street is presently paved as a county asphalt section.  It is proposed to be paved to a urban
section and is programmed for 2005-2007 in the 2004-2010 CIP.

The Public Works and Utilities Department objects to the request to waive pedestrian access
in Block 4.

ENVIRONMENTAL CONCERNS: There are wetland and tree masses that were required
to be preserved with the previous preliminary plat and community unit plan located in Outlots
A and B.  These tree masses and natural areas should not be disturbed.  

The Nebraska Department of Roads opposes residential within elevated noise levels
because the State does not plan to construct noise walls.  It should be acknowledged on the
site plan and in the subdivision agreement that the state will not build noise walls along the
interstate right of way.  The layout of the site plan considered the noise levels, and tried to
place as much space between the interstate and the proposed houses and townhomes.  A
rear access drive is proposed for the townhouse units to provide additional separation, and
the single family lots are deeper than normal.

ANALYSIS:

1. This is a request to extend the Stone Bridge Creek Development plan by annexing 77
acres, changing the zoning from AG to R-3 and R-5, and preliminary platting 311
residential lots.  The applicant requests a waiver to the pedestrian way required in
blocks exceeding 1000 feet, which is applicable to Block 4.  
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2. The Public Works and Utilities Department indicated that either a street connection or
pedestrian way easement in Block 4 provides easy access toward the future
commercial areas and general circulation to the north and east.  It would make more
sense to eliminate Elbert Street and set up a series of pedestrian easements through
Blocks 3-5 to connect N. 15th and  Culbera Streets, however, that would require a
waiver to the block length of block 5.  This waiver was not requested or advertised.

3. The Public Works and Utilities Department has several comments addressed in their
attached memo.  The applicant should revise the plat to meet the Public Works and
Utilities Department requests.

4. The Parks and Recreation Department indicated they will collect impact fees with this
development and the proposed park area designation should be removed from the site
plan.

5. The applicant requests a waiver to lot depth to width ratio for lots occupied by
townhouse or duplex units.  This waiver is unnecessary because Section 26.23.140
allows the Planning Director to modify the maximum lot depth to width ratio when a lot
is to be occupied by a portion of a duplex or townhouse structure.  The waiver was
advertised but is not necessary and not included in the approval of this application.  

6. The Lincoln Lancaster County Health Department is concerned with the proximity of
residential development to the Interstate.  They indicated that the area within 140' of
the Interstate is subject to 71 dB(A) and that the LMC 8.24 Noise Ordinance regulates
land uses near residential zones so that noise levels on residential properties do not
exceed 65 dB(A).  The Lincoln Lancaster County Health Department encourages the
applicant to install earthen berms to attenuate the noise from Interstate 80.

7. The developer is not in general agreement with the draft annexation agreement and
they have asked for an exemption to impact fees since they contributed with the plat
north of this request.  The Public Works and Utilities Department indicated in their
attached memo that this plat was not part of the annexation agreement for the plat to
the north and should not be granted an exemption.  This is an issue for the City Council
and not the Planning Commission.

ANNEXATION CONDITIONS:

1. The annexation will be submitted to the City Council upon the owner signing the
annexation agreement.  However, the applicant may request the annexation be forward
to the city council to decide non agreeable issues.
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PRELIMINARY PLAT CONDITIONS:

Site Specific:

1. After the subdivider completes the following instructions and submits the documents and
plans and 6 copies to the Planning Department office, the preliminary plat will be signed by
the Chair of the Planning Commission certifying approval:  (NOTE:  These documents and
plans are required by ordinance or design standards.)

1.1 Revise the site plan to show:

1.1.1 All lots and outlots numbered or lettered according to the Subdivision
Ordinance requirements.  

1.1.2 Show either a street connection or pedestrian way easement in Block
4 to the satisfaction of the Public Works and Utilities Department. 

1.1.3 Show revisions requested by the Public Works and Utilities Department
report dated May 12, 2004.

1.1.4 Remove the proposed park areas from the site plan.

1.1.5 Revise the layout of the townhouse area so that the proposed private
driveway and the land between the drive and the interstate is shown in
an outlot.

1.1.6 Remove reference to waivers that are not approved or necessary.

1.1.7 Show earthen berms on the grading plan to the satisfaction of the
Lincoln Lancaster County Health Department. 

1.1.8 Rename Pennsylvania Drive and Court.

2. The City Council approves associated request:

2.1 Annexation 04001

2.2 Change of Zone 04007

General:

3. Final Plats will be approved by the Planning Director after:
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3.1 The sidewalks, streets, drainage facilities, street lighting, landscape screens,
street trees, temporary turnarounds and barricades, and street name signs
have been completed or the subdivider has submitted a bond or an escrow of
security agreement to guarantee their completion.

3.2 The subdivider has signed an agreement that binds the subdivider, its
successors and assigns:

The Subdivision Agreement requires the owner:

to complete the street paving of the streets shown on the final plat within two
(2) years following the approval of this final plat.

  
to complete the installation of sidewalks along both sides of all internal
streets and along N. 14th Street and Humphrey Avenue as  shown on the
final plat within four (4) years following the approval of this final plat, except
the sidewalks in the pedestrian way easements shall be constructed at the
same time as the adjacent streets are paved.

to complete the installation of sidewalks in the pedestrian way easements
shown on the final plat at the same time as adjacent streets are completed.

to complete the public water distribution system to serve this plat within two
(2) years following the approval of this final plat. 

to complete the public wastewater collection system to serve this plat within
two (2) years following the approval of this final plat.

  
to complete the enclosed drainage facilities shown on the approved
drainage study to serve this plat within two (2) years following the approval
of this final plat.

to complete land preparation including storm water detention/retention
facilities and open drainageway improvements to serve this plat prior to the
installation of utilities and improvements but not more than two (2) years
following the approval of this final plat

to complete the installation of public street lights along all streets within this
plat within two (2) years following the approval of this final plat.

to complete the planting of the street trees along  all internal streets and
along N. 14th Street and Humphrey Avenue within this plat within four (4)
years following the approval of this final plat.
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to complete the planting of the landscape screen along N. 14th Street and
Interstate 80 within this plat within two (2) years following the approval of this
final plat.

to complete the installation of the street name signs within two (2) years
following the approval of this final plat.

to complete any other public or private improvement or facility required by
Chapter 26.23 (Development Standards) of the Land Subdivision
Ordinance in a timely manner which inadvertently may have been omitted
from the above list of required improvements.

to submit to the Director of Public Works a plan showing proposed
measures to control sedimentation and erosion and the proposed method
to temporarily stabilize all graded land for approval.

to complete the public and private improvements shown on the preliminary
plat.

to retain ownership of or the right of entry to the outlots in order to maintain
the outlots and private improvements on a permanent and continuos basis
and to maintain the plants in the medians and islands on a permanent and
continuous basis.  However, the subdivider may be relieved and discharged
of this maintenance obligation upon creating, in writing, a permanent and
continuous association of property owners who would be responsible for
said permanent and continuous maintenance.  The subdivider shall not be
relieved of such maintenance obligation until the private improvements have
been satisfactorily installed and the documents creating the association
have been reviewed and approved by the City Attorney and filed of record
with the Register of Deeds.

to continuously and regularly maintain the landscape screens.

to submit to the lot buyers and home builders a copy of the soil analysis.

to comply with the provisions of the Land Preparation and Grading
requirements of the Land Subdivision Ordinance.

to construct the sidewalk in the pedestrian way easements at the same time
as adjacent streets are paved and to agree that no building permit shall be
issued for construction on adjacent lots on both sides easement until such
time as the sidewalk in the pedestrian way easement is constructed.
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to perpetually maintain the sidewalks in the pedestrian way easements at
their own cost and expense.

to protect the trees that are indicated to remain during construction and
development.

to properly and continuously maintain and supervise the private facilities
which have common use or benefit, and to recognize that there may be
additional maintenance issues or costs associated with providing for the
proper functioning of storm water detention/retention facilities as they were
designed and constructed within the development, and that these are the
responsibility of the land owner.

to relinquish the right of direct vehicular access from Lots 98-127, Block 1,
1-22, Block 9, to N. 14th Street.

Prepared by:

Becky Horner, 441-6373, rhorner@ci.lincoln.ne.us
Planner

DATE:  May 26, 2004

APPLICANT: Stone Bridge Creek L.L.C.
3801 Union Drive, Suite 102
Lincoln, NE 68516
(402)434-5650

OWNER: Same

CONTACT: Jason Thiellen
Engineering Design Consultants
2200 Fletcher Avenue, Suite 102
Lincoln, NE 68521
(402)438-4014

F:\FILES\PLANNING\PC\PP\04000\PP04002A.stonebridgecreek1st.rdh.wpd
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Preliminary Plat #04002
Stone Bridge Creek 2nd Add
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